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BOSTON  REDEVELOPMENT  AUTHORITY 

MEI  WAH  VILLAGE 

PARCEL  R3A  SOUTH  COVE/ CHINATOWN 

PROJECT  NOTIFICATION  FORM 


SUMMARY 


A,   Project  Identification 


1.  Project  Name:   Mel  Wah  Village  z^   ^^ 

2.  Addressy^ocation:  7  Parcel  R3A  South  Cove /Chinar own.   Washington  Street, 
frtarginal  Road,  Pine  Street,  Maple  Place.   Across  from  the  Quincy  School\ 
I  on  Washington  Street,  f  " 

3.  Property  Owner;  BRA  Parcel  R3A,  South  Cove /Chinatown 

4.  Developer:  R3A  Associates  Limited  Partnership 

5.  Developer'^s  Representative:   Frank.  Chen,  Executive  Director  CEDC 

31  Beach  Street,  Boston,  MA  02111 

6.  Architect:   Chia-Ming  Sze  Architect  Inc.   326  A  Street/Boston,  MA  02210 

7.  Legal  Counsel;   McCormack  &  Putziger,  265  Franklin  Street,  Boston,  MA  02110 

(Martha  J.  McMahon  Esq.) 

8.  Estimated  Connnencement  and  Completion  Dates;  I  As  soon  as  permitted  1^  years^ 

after  start.  fV-y^r^TT^ -^*'^'  '' 

9.  Approximate  Cost;  $18  to  20  millj'o/1 

10.  Status  of  Project  Design:   Schematic  Design 

11.  Applicability  of  Article  31,  Boston  Zoning  Code:   This  project  falls  under 
the  requirements  of  development  review  under  Article  31. 

B.   Narrative  Project  Description  (Describe  the  site  and  the  design  and  development 
programs) 

Mei  Wah  Village  is  a  141  unit  housing  development  for  Boston's  Chinatown  on 
an  approximately  36,000  sf  site  at  the  comer  of  Washington  Street  and  Marginal 
Road  directly  across  from  the  Quincy  School  and  overlooking  the  Massachusetts 
Turnpike,   To  the  rear  the  site  fronts  on  Pine  Street  and  Maple  Place.   An  18 
story  tower  will  contain  69  apartments  (18-lbr,  51-2br)  at  the  comer  of  Wash- 
ington and  Marginal  and  a  12  story  tower  containing  45  apartments  (13-lbr, 
ll-2br,  19-3br,  2-4br)  on  Marginal  Road  overlooking  the  Massachusetts  Turnpike. 
The  remainder  of  the  site  will  have  4  story  row  houses  containing  21  family 
apartments  (13-3br,  8-4br)  arranged  to  enclose  an  interior  courtyard.   A  small 
infill  apartment  building  along  Pine  Street  and  Maple  Place  will  contain 
6  apartments  (3-3br,  3-4br) .   Underground  parking  of  2  to  3  levels  for  240 
cars  will  be  accessed  off  Marginal  Road. 
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C.        List   Federal  or  State  agencies  from  which  permits  or  other  actions   have 

been  or  will  be  sought: 

Date   Filed/ 

File  No. 


W^ 


Agency  Name 

Massachtisetts  EOEA 

Department  of  Environmental 
Quality  Engineering  -  Division 
of  Air  Quality  Control 


Department  of  Environmental 
QualityEngineering  -  Division 
of  Water  Pollution  Control 

Massachusetts  Water  Resources 
Authority 

Federcil  Aviation  Authority 


Massachusetts  Historic 
Commission 


Massachusetts  Aeronautics 
Commission 

Boston  Air  Pollution  Control 
Commission 

Department  of  Environmental 
Quality  Engineering  -  Division 
of  Water  Supply 


Permit 

MEPA  Approval 

Fossil  Fuel 
Utilization 
Permit 

Sewer  Connection 
Permit 


industrial  User  ^^^^^  ^'  ^''''"^  ^^^ 


Discharge  Permi^ 


Notice  of  Proposed 
Construction  or 

Alteration 

#' — . 

Determination  of 
Effect  to  Historic 
Properties 

Review  of  Building 
Height  and  Lighting 

Parking  Freeze 
Permit 

Water  Supply  Permit 


Note:  Each  permit  listed  above  will  be  filed  unless  further 
analysis  shows  that  such  permit  is  not  required. 


D. 


List  any  zoning  relief  required  for  this  project  (including  any  zoning 
variance,  exception,  conditional  use  permit,  interim  planning  permit, 
zoning  map  or  text  change,  or  Development  Impact  Agreement) : 

1.   The  proposed  project  is  expected  to  substantially  comply  with  the  new 
zoning  regulations  for  Chinatown/ South  Cove  now  being  formulated  by  the 
Boston  Redevelopment  Authority.   These  regulations  are  expected  to  cons- 
titute a  new  zoning  amendment  that  will  supersede  the  currentAzoning 
regulations  for  the  area.  C      O/Hi  v^l-!-''-^'.'  11'-^ 

Should  th'^e  current/regulations  remain  in  effect  for  Chinatown/South  Cove 
during  the  project's  review  period  specified  under  Article  31  of  the 
Zoning  Code,  variances  will  be  required  for  ^,  height,  parapei(-setback, 
open  space,  and  side  and  rear  yard  dimensions.^ 
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A. 


C. 


2.  A  conditional  use  permit  for  parking  is  expected  to  be 
required  for  the   proposed  project  under  either  the  current 
Downtown  IPOD  or  the  underlying  zoning  regulations. 

3.  If  new  permanent  zoning  is  not  adopted  for  the  area- during 
the  project's  review  period,  the  project  would  require  an 
interim  planning  permit, 

4.  The  proposed  project  will  be  subject  to  review  by  the  Boston 
Civic  Design  Commission  as  specified  under  Article  28  of  the 
Boston  Zoning  Code. 

5.  The  proposed  project  is  expected  to  be  subject  to  review  by 
the  Boston  Landmarks  Commission. 


The  proposed  project  will  require  Development  Impact  Project 
approval  as  specified  tmder  Articles  26A  and  26B  of  the 
Boston  Zoning  Code. 


(^vemmental  agencies  or  programs  from  which  financial 
assistance  for  this  projectjU^being  sought: 

City  of  Boston  Housing  Linkage  Program 

Possible  additional  subsidy  from  available  funding  sources  such  as 
SHARP,  RDAL,  and  HOP,  and  any  new  programs  available  at  time. 


:<..  E»A.^>'f^^    I-  f  •'-'  ^ItitfA*,,^ 
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II      PROJECT  DESCRIPTION 

AULULl'l  map   showing   looa^a.ou  of   praJLLL;    augvey  i^  uhuHjIiIl.,    jiL»!.-'t)ldn 

and   Amhieeatnnl    rnndan" na»Ji^-**mmUlL.  r        ■ 


cykih'h' 


dUdtAaii^i^aMpE 


2J 


B.   Dimensions 


PROPOSED 


Ht. 
Feet 


Site 
Fls  Area 


Bear 
Yard 


Approx. 

Side   Ldn^  Parkng  Fl  Area  Useable 
Yard   Bays  Spaces  GSF     NSF     FAJ 


Total  Project 


168   18  36,000 


varies  varies 


0    240*   301,420  241,136  5.5 
*subject  to  site  geotech. 


^•••"■■^^•ifci^fce*  Current  and  Proposed  Uses  and  the  Square  Footage  for  each  use. 
Current  use  of  site  is  a  surface  parking  lot 


Proposed  Building  Uses 

Row  houses  &  Pine  St 
Infill  housing 

Tower  A  -  housing  18  st. 
Retail  ground  fl 

Tower  B  -  housing  12  st. 

Parking  -  240  spaces 


Gross  Square  Footage 

52,018 
13,680 

81,481 
1,680 

53,261 

99,300 

301,420 


Net  Zoning  SF 

52,018 
10,944 

81,489 
1,680 

53,261 

NA 

199,384 
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Ill   ASSESSMENT  OF  DEVELOPMENT  REVTKW  mMPnwTrMTs 


anticipated  direct  and  indirect  environmental  impacts  iTTny   f^ 

to  resuI^'^c^Zr'";  ■''  ^i^ifi""^  -'^-"e  impact  is  considered  likely 
^^to_  result  ,__please  explain^_^ositiye  impact  may^also  be  noted.) 

A.    Transportation  Components 
1.   Traffic  Management 

Slight  increase  in  downtown  travel  volumes  will  have  no  adverse  effect 
to  the  SScT  "P^;^'^^^^  -  pedestrian  circulation.   Site  is  next 
pla^  Wi^     7^.   line  stop  on  the  MBTA.   A  Transportation  Access 
oft^vro^lir.   ^   '^  ''"  Developer  .fe  quantify  the  effects 
of  the  project,  and  matigatxve  measures  will  be  proposed  and  implemented. 

2.   Parking  Management 

240  new  parking  spaces  will  be  provided  in  an  underground  3  level  parking 
garage.   The  final  number  of  levels  will  be  determined  on  a  cost:  benefit 
basis  dependent  on  final  geotechnical  considerations.   The  project  will 
remove  approximately  60  existing  temporary  surface  parking  spaces.   Pro- 
vision in  the  new  garage  will  be  made  for  resident  parking  with  remain- 
ing spaces  available  for  public  lease  to  generate  income  for  the  housing 
subsidy.   Parking  management  will  be  based  upon  a  program  which  provides 
tor  the  housing  use  of  the  site. 

3.   Construction  Management 

Measures  will  be  utilized  to  minimize  effects  on  the  surrounding  area 
from  truck  movements,  deliveries,  and  construction  employee  parking. 
The  Project  Coordinator  has  been  authorized  to  work  with  the  BRA  and 
the  Boston  Transportation  Department  to  review  this  project  and  determine 
further  methods,  if  needed. 

B.   Environmental  Protection  Component 

1 .   Wind 

The  project's  highest  elements,  the  18  anH  ^■>    o^ 

sited  along  Mareinal  Rn.^  ^    ^      ,  ^  ^^°'^^   towers,  will  be 

from  the  low  rS  ?esidentill'i°°^i''  '^'  Massachusetts  Turnpike  away 
proposed  low  rise  buUdinL  .1     p'"''c'"'  ""'^^'^^  neighborhood.   The 
ton  Street   are  sited  rn^  t     ^^  ^t""^   ^'^^^''  ^P^^  ^^^^^   ^^d  Washing- 
and  enclos^;  c^^rt  ^^d's^Ld^p  d^^^ri  n^  ZT'^'^J^^  'l''^  ^T 

Trb^s.srwS-j:viL^rwi^fbf\r--^^^ 

open  space  ?f  the  I™plk!       »'      •        5^  ^'°°'  "^-"^  ''""■"^  "'»==  the 
exiseln^g  neighbo:h'oTLt;t3''is\1p":fte"r  '^'"'''"'  °"  "'"'^  '"  ''^ 
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2 .  Shadow 

The  sun/shadow  impact  on  the  neighboring  streets  and  property  will  be 
successfully  mitigated  by  the  placement  of  the  towers  at  the  far  peri- 
meter of  the  site  overlooking  the  Massachusetts  Turnpike  as  far  away  as 
possible  from  the  existing  neighborhood.   Shadow  patterns  will  extend 
no  further  than  bordering  streets  and  have  no  adverse  effect.   See 
attached  shadow  studies  requested  by  the  BRA. 

3.  Daylight 

By  placing  the  high  rise  towers  at  the  farthest -part  of  the  site  from 
existing  buildings  and  overlooking  the  Massachusetts  Turnpike  open 
space,  the  project's  daylight  impact  has  been  kept  at  a  minimum.   This 
siting  is  intended  to  maximize  light,  air  and  views, 

4.  Solar  Glare 

Construction  materials  of  the  buildings  will  be  brick  with  stone  trim 
and  inserted  windows  with  negligible  solar  glare  effects. 

5.  Air  Quality 

Short-term  air  quality  impacts  from  fugitive  dust  may  occur  during 

construction.   Methods  such  as  wetting  down  and  chutes  will  be  used 

to  minimize  impacts.   There  are  no  long  term-air  quality  related  impacts. 

Ambient  levels  for  traffic  related  emissions  will  not  be  significantly 

increased. 

6.,  Water  Quality 

The  project  site  is  predominently  a  paved  parking  area  which  drains 
into  the  City  storm  water  system.  Development  of  the  site  is  not  ex- 
pected to  result  in  increased  water  runoff. 

7.  Flood  Hazard  Zones /Wetlands 

The  project  area  is  not  located  in  a  flood  hazard  zone  or  wetland. 

8.  Groundwater 

Preliminary  geotechnical  information  indicates  a  depth  of  ground  water 
to  be  at  approximately  10  feet  below  grade.   Construction  excavation 
which  will  extend  below  the  water  level  will  require  the  use  of  a  con- 
crete slurry  water  foundation  diaphragm  system.   This  method  will  also 
protect  the  water  table  level  in  the  area. 

9.  Geotechnical  Impact,  including  subsoil  conditions. 

According  to  the  preliminary  information  available  for  the  site  area 
the  site  is  overlaid  with  10  feet  of  undifferentiated  fill,  10  feet 
of  organic  silt,  50  feet  of  clay  and  5  feet  of  glacial  till.   The 
site  sits  just  beyond  the  original  land  mass  connecting  Boston  to  the 
mainland.   The  foundations  will  be  designed  to  be  on  a  floating  mat 
foundation.   Braced  excavation  and  construction  dewatering  procedures 
will  be  undertaken.   Measures  will  be  taken  to  protect  adjacent   ex- 
isting buildings  and  water  tables. 
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10.  Solid  and  Hazardous  Waste 

The  project  will  generate  approximately  1850  lbs  of  solid  waste  per 
day  which  will  be  compacted  on  site  and  removed  by  a  bonded  Boston 
disposal  service.   No  record  of  hazardous  waste  has  surfaced  to  date, 
but  a  full  21E  investigation  will  be  undertaken. 

11.  Noise 

Noise  generated  during  the  construction  phase  of  the  project  will  comply 
with  City  of  Boston  ordinances.   Steps  will  be  taken  to  minimize  construc- 
tion noise.   Long  term  noise  effects  are  expected  to  be  minimal. 

12.  Construction  impact,  proposed  safety  features,  and  construction  methodology 

Procedures  will  be  undertaken  which  will  mitigate  impacts.  A  slurry 
wall  foundation  design  will  minimize  dewatering  and  foundation  under- 
pinning. As  the  design  progresses,  construction  methods  will  be  identi- 
fied and  coordinated  with  the  BRA  and  officials  of  the  Building  Department. 

13.  Rodent  control 

A  rodent  control  program  will  be  implemented  during  the  appropriate 
construction  phases  of  this  project. 

C.   Urban  Design  Component 

1.   Architectural  compatibility 

Mei  Wah  Village  is  designed  to  fit  into  the  existing  site  context  with 
low  rise  buildings  continuing  the  height  and  scale  of  the  existing  brick 
buildings  along  Maple  Place  and  Pine  Street.   The  new  buildings  will  all 
be  faced  with  brick  and  stone  trim  continuing  the  existing  neighborhood 
materials.   The  towers  are  sited  away  from  the  existing  neighborhood  at 
the  Massachusetts  Turnpike  frontage,  where  their  height  and  scale  is 
mitigated  by  that  open  space.  ' 

2.   Relationship  to  subdistrict  urban  design  features 

The  construction  of  this  complex  will  fill  a  void  in  the  city  fabric. 

By  extending  the  street  facades,  the  new  low  rise  townhouses  will  maintain 

and  enhance  the  continuity  of  Pine  Street  and  Maple  Place  buildings. 

The  new  towers  will  continue  the  point  towers  of  the  Mid-Town  Cultural 

District  and  the  Mass  Pike  overlook  high  rise  buildings. 

3..  Quality  of  pedestrian  environment 

The  new  buildings  comprising  Mei  Wah  Village  will  restore  safe,  quality 
pedestrian  activity  to  this  sector  of  South  Cove.   With  a  new  interior 
courtyard,  new  sidewalks,  street  trees  and  lighting,  pedestrians  will 
have  new  and  safe  access.   A  new  pedestrian  link  from  Washington  Street 
and  Quincy  School  to  the  Maple  Place/Pine  Street  neighborhood  will  be 
created  by  the  BRA. 
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4.   Consistency  with  established  design  guidelines 

By  continuing  the  street  lines  and  cornice  heights  of  Pine  Street 
and  Maple  Place  and  parts  of  Washington  Street  with  the  new  low  rise 
townhouses,  this  project  follows  the  design  guidelines  proposed  by 
the  BRA  staff.   The  architects  have  met  several  times  with  the  BRA  to 
review  mass  models  within  the  larger  city  context.   The  decision  to  site 
towers  along  the  Massachusetts  Turnpike  portion  of  the  site  continues 
the  row  of  existing  tall  buildings  along  that  open  space  corridor. 
Location  of  the  garage  entrance  and  exit  away  from  the  Quincy  School 
and  neighborhood  will  protect  the  pedestrian  right  of  way  along  Wash- 
ington Street  of  school  children  going  to  the  Quincy  School  daily. 

Housing  Preservation  Component 


1,   P(^1  arionship  of  rhp  prnjrrr  rn  rroarinm  .^f  affordable  dwelling  units_j 

The  main  goal  of  the  project  is  to  provide  low  and  moderate  income 

rental  housing  for  Chinatown  by  the  sale  of  market  rate  housing 

and  the  use  of  Housing  Linkage  Funds  with  §iny  other  available  subsidy 

programs. 


2.   Payments  in  lieu  to  Neighborhood  Housing  irust 
_  No. , 

E.  Historical  Resources  Component 

1.   Impact  on  objects,  structures,  buildings,  sites,  or  districts  of 
historic,  architectural,  archaeological  or  cultural  distinction. 

New  low  rise  townhouses  will  continue  the  existing  neighborhood  low 
rise  context.   Towers  sited  along  the  Massachusetts  Turnpike  will 
continue  the  existing  neighborhood  context  of  siting  high  rise  build- 
ings along  that  corridor.   Brick  and  stone  trim  as  the  materials  on 
the  new  structures  will  continue  the  use  of  these  materials  which  exist 
on  the  neighborhood  structures.   The  project  will  reinforce  this  por- 
tion of  South  Cove  and  link  it  to  the  South  End  by  continuing  Washington 
Street  development. 

2.   Landmark  status  of  property  (Boston  Landmark,  State  Register  of 
Historic  Places,  National  Register  of  Historic  Places). 

None  of  the  immediate  surrounding  buildings  are  considered  land- 
mark status  or  quality. 

F.  Infrastructure  Systems  Component  .   . 

dee'    i^cr  ^^-^-^^  '^'^^<^  ;'" 
1.   Anticipated  water  consumption,  if  known.       /  ^    4ei,J.VY«  o.C'\e-rJ'f:-'s-\    r.-y 

Based  on  an  estimate  of  110  percent  of  sewag^  geg^rat^  per  Title  V, 
water  consumption  is  estimated  approximately /'a^4 1,860  JBpd.  However 
actual  consumption  may  be  less  since  Title  V^ rkt««— fer  sewage  are 
generally  double  the  actual  sewage  genera^^idn /'  'At  75%  of  Title  V 
rates,  water  consumption  is  estimated  at/'31,39y  gpd.   Water  conserving 
methods,  materials,  and  systems  will  beCincopporated  in  the  design  of 
the  project. 
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2.  Anticipated   electricity   consumption,    if   known. 

1,269  kw/day  subject  to  more  accurate  projections  after  construction 
documents . 

3.  Anticipated  sewage  generation,  if  known 

Based  upon  Massachusetts— Xitle  V  generation  rates,  the  project  is 
estimated  to  produca^  19,307) gpd  of  sewage. 

4.  Anticipated  energy  requirements,  if  known. 

The  project  may  require  roughly  2.2  million  BTU  per  day  subject 
to  more  accurate  projections  after  construction  documents. 

IV.    COORDINATION  WITH  OTHER  GOVERNMENTAL  AGENCIES 


lotQ  auLlClp^Lttd  juiladictiou  of  the  iulltliw-mg; 


A.   Boston  Civic  Design  Commission  Review 

As  a  large  scale  development  project  and  a  project  of  special 
significance,  the  project  will  fall  under  the  BCDC. 


V, 


Boston  Landmarks  Comission  Review 

No  significant  historic  impact. 

Massachusetts  Environmental  Policy  Act  Requirements 


'"  \^''        /-7  ' ■  /  Will  likely  require  an  EIR  subj 
y.--'  ■  '  be  submitted  to  MEPA  at  a  later 


ect  to  MEPA  review.   An  ENF  will 
date. 


V' 


D. 


Architectural  Access  Board  Requirements. 


.ili".V 


'V 


v)    The  project  will  be  designed  to  comply  with  the  requirements  of 
the  Architectural  Access  Board  under  whose  review  this  project 
will  fall. 

PROPONENT'S  CERTIFICATION 


y      y"  (j^  This  form  has  been  circulated  to  all  agencies  and  persons  as  required 
"^     ■■    ,;")   t)y  Boston  Zoning  Code,  Article  31,  Section  31-5  (1). 


\  ''1 


Date 


Signature  of  Proponent's       Date 
Representative 

(Frank  Chen,  Executive  Director  CEDC) 


Signature  of  Person 
Preparing  (if  different) 
(Chia-Ming  Sze) 


R3A  Associates  Limited  Partners 
Proponent  (Print  or  Type) 

c/o  CEDC 
Address  31  Beach  Street 

Boston,  MA  02111 

617-482-1011 


Chia-Ming  Sze  Architect  Inc. 
Name  (Print  or  Type) 


Address  326  A  Street 


Boston_j^MA  02210 


617-^51-2727 


gH^   e^iT^  ?lm\ 


hAArlGfNf^i-    fip 


Date  6  27-6? 


Chia-Ming  Sze  Architect  Inc.    Architects  i  Planners 

326  A  Street /Boston.  Massachusetts  02210/(617)451-2727 


TOWER   B    - 

45    apartmencs 
•13/1  BR 
11/2BR 
19/3BR 
2/ABR 


»  TOWER  A   -    18    stor 
69    apartmencs 
18/lBR 
51/2BR 


ROWHOUSE  -    4    stories    »" 

27   aparcments 

16/3BR 

11/4BR 


SUMMARY 

OF  HOUSING  UNITS 

4BR 

3BR 

2BR 

IBR 

.13 
.35 
.62 
.31 

141 
UNDERGROUND 

TOTAL  APTS 
PARKING 

240  cars 
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